BEAUFORT–PORT ROYAL
METROPOLITAN PLANNING COMMISSION

AGENDA
1911 Boundary Street, Beaufort, SC 29902
Phone: 843-525-7011 ~ Fax: 843-986-5606
Monday, July 19, 2021, 5:00 P.M.
City Hall, Council Chambers, 2nd Floor – 1911 Boundary Street, Beaufort, SC
STATEMENT OF MEDIA NOTIFICATION: "In accordance with South Carolina Code of Laws,
1976, Section 30-4-80(d), as amended, all local media were duly notified of the time, date, place and agenda of
this meeting."
I.

Call to Order

II.

Pledge of Allegiance

III.

Election of Vice-Chair

IV.

Review Commission Meeting Minutes:
A.

June 21, 2021 Meeting Minutes

V.

Questions Relating to Military Operations

VI.

Review of Projects for the City of Beaufort:
A.

VII.

VIII.

City of Beaufort – Update on City of Beaufort Comprehensive Plan

Review of Projects for the Town of Port Royal:
A.

Town of Port Royal – Rezoning Request. Rezone 95.81 acres on Okatie Highway, also
known as the Mobley Tract. The property is further identified as District 110, Map 6,
Parcels C. The current zoning is T3 Neighborhood. The requested zoning is T1 Natural
Preserve.

B.

Town of Port Royal – Update on Port Royal 2030, Comprehensive Plan

C.

Update of Council Actions

Review of Projects for Beaufort County:
A.

Beaufort County – “Zoning Map Amendment/Rezoning Request for 3.09 acres (R100
024 000 0423 0000) 374 Laurel Bay Road from S1 Industrial to C3 Neighborhood Mixed
Use”.

IX.

Discussion

X.

Adjournment

Note:

If you have special needs due to a physical challenge, please call Julie Bachety at (843) 525-7011.

Metropolitan Planning Commission
Meeting Minutes – June 21, 2021

CALL TO ORDER

1.

0:20

A meeting of the Metropolitan Planning Commission was held via Zoom on June 21, 2021, at 5:XX pm.

ATTENDEES

2.

Members in attendance: Michael Tomy (Chairman), Judy Alling, Bill Bardenwerper, Caroline Fermin,
Jason Hincher and Wendy Zara.
Staff in attendance: Dan Frazier (City of Beaufort Senior Planner of Community and Economic
Development), David Prichard (City of Beaufort Director of Community and Economic Development)

REVIEW OF MINUTES

3.

0:28

Ms. Zara made a motion to approve the May 17, 2021 meeting minute; seconded by Ms. Alling. The
motion passed unanimously.
Disclaimer: All Metropolitan Planning Commission Meeting minutes are recorded and can be found on the City’s
website at http://www.cityofbeaufort.org/AgendaCenter. Audio recordings are available upon request by
contacting the City Clerk, Ivette Burgess at 843-525-7018 or by email at tguldner@cityofbeaufort.org

RECOGNITION OF JAMES CROWER

4.

0:48

Mr. Tomy recognized James Crower for his service on the Metropolitan Planning Commission

5.

QUESTIONS RELATING TO MILITARY OPERATIONS

3:21

REVIEW OF PROJECTS TOWN OF PORT ROYAL

3:41

None.

6.

A. Town of Port Royal – Rezoning Request. Rezone 2.8 acres at Lady’s Island Drive to the west
of Ribaut Road. The property is further identified as District 110, Map 9, Parcels 36 and 204.
The current zoning is T4 Urban Center. The requested zoning is T4 Neighborhood Center –
Open.

Motion: Ms. Zara made a motion to approve the rezoning request to rezone 2.8 acres at
Lady’s Island Drive to the west of Ribaut Road, District 110, Map 9, Parcels 36 and 204 for to
T4 Urban Center; seconded by Ms. Alling. The motion passed with a four to one vote with Mr.
Hincher being opposed.
B. Town of Port Royal – Text Amendment. Amendments to the Planned Unit Development for
The Port of Port Royal Tract, first adopted November 9, 2011, and amended July 2017. The
tract is further described as 51.44 acres of highland and 265.91 acres of tidal marshes
generally located along Battery Creek.
Motion: Mr. Tomy made a motion to go forward and do a workshop followed by special
session; seconded by Ms. Zara. The motion passed unanimously.
C. Town of Port Royal – Review and Adopt Port Royal 2030, Comprehensive Plan.
Motion: Mr. Tomy made a motion to postpone the review and adoption of the Port Royall
2030 Comprehensive Plan; seconded by Ms. Zara.

7.

ADJOURN

1:27:14

Ms. Fermin made a motion to adjourn the meeting; seconded by Ms. Zara. The motion passed
unanimously. The meeting ended at 6:48 pm.

Chair

Date of approval
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City of Beaufort - Town of Port Royal – Beaufort County
Joint Metropolitan Planning Commission
Rezoning Analysis
Meeting Date: July 19, 2021
Applicant
Port Royal Sound Foundation
Site
Approximately 95.81 acres located on Okatie Highway, also known as the Mobley Tract, also
identified as District 110, Map 6, Parcel 3C. See Location Map, Exhibit A.
Present Zoning and Existing Development
The parcel is zoned T3 Neighborhood (T3N). The T3N Zone is intended to provide a
predominantly single-family area in which compatible multi-family housing types, such as
duplexes and cottage courts, are integrated into the neighborhood framework.
Proposed Zoning
The proposal is to rezone the parcel to T1 Natural Preserve (T1NP). The intent of the T1NP zone
is to preserve areas that contain sensitive habitats, open space, and limited agriculture. This zone
does not typically contain buildings; however, single-family dwellings, small civic buildings, or
interpretive centers may be located within this zone. See Exhibit B, Zoning Map and Use Chart
Comprehensive Plan / Land Use Compatibility
The Future Land Use map from the Comprehensive Plan classifies the parcel in an Open Space
Sector (O-2). This sector includes areas of high environmental sensitivity, such as hummocks,
which should be, but are not, protected from development. Any development in these areas should
be extremely limited and conducted with the utmost considerations of the natural environment and
stormwater management. The limited uses permitted in T1NP zoning (forestry, parks and open
areas) will ensure the goals of this sector are realized. Further, T1NP zoning will help achieve a
regional goal of preserving the area between Callawassie Drive and the Broad River. See Exhibit C,
The Future Land Use Map.

Environmental Issues
There are no environmental issues for this property.
Public Service Issues
None
Letters were sent to property owners within 400 feet of the property being rezoned

EXHIBIT A – LOCATION MAP

EXHIBIT B – ZONING MAP

Proposed Rezoning

EXHIBIT C – FUTURE LAND USE MAP

Proposed Rezoning

MEMORANDUM

TO:

Metropolitan Planning Commission

FROM:

Robert Merchant, AICP, Acting Director, Beaufort County Planning and Zoning
Department

DATE:

July 19, 2021

SUBJECT:

Zoning Map Amendment/Rezoning Request for 3.09 acres of property identified
as R100 024 000 0423 0000 located at 24 Zehm Lane, from S1 Industrial to C3
Neighborhood Mixed Use District; Applicant: John Walker.

STAFF REPORT:
A. BACKGROUND:
Case No.

ZMA-2021-03

Owner/Applicant:

John Walker, Property Owner

Property Location:

The property is located at 24 Zehm Lane, just east of the
intersection of Laurel Bay Road and Bay Pines Road. Zehm
Lane is a frontage road paralleling Laurel Bay Road.

District/Map/Parcel:

R100 024 000 0423 0000

Property Size:

3.09 acres

Property Use:

Vacant undeveloped land

Future Land Use
Designation:

Neighborhood/Mixed-Used

Current Zoning District:

S1 Industrial

Proposed Zoning District:

C3 Neighborhood Mixed Use

B. SUMMARY OF REQUEST:
The applicant seeks to change the zoning of property they own just east of the intersection of
Laurel Bay Road and Bay Pines Road. The lot is currently zoned S1 Industrial. The applicant
seeks C3 Neighborhood Mixed Use zoning to facilitate residential development of the lot.

ZMA 2021-03 – 24 Zehm Lane Zoning Amendment – S1 to C3 NMU
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C. EXISTING ZONING:
The property is currently zoned S1 Industrial. S1 Industrial permits office, manufacturing,
industrial, warehousing and limited retail uses; residential development is not permitted.
D. PROPOSED ZONING:
According to the Community Development Code, the C3 Neighborhood Mixed Use Zone is
designed to provide for high-quality, moderate-density residential development (averaging
under three dwelling units per acre), with denser areas of multi-family and mixed-use
development to provide walkability and affordable housing options. The design requirements
in the Neighborhood Mixed Use Zone are intended to provide a suburban character and
encourage pedestrian, as well as automobile, access. Open spaces are provided in sufficient
quantity to ensure an open quality with a predominance of green space. Non-residential uses
are limited to parcels having access to arterial or collector streets or within a Traditional
Community Plan. This Zone provides for the lower densities of areas designated
Neighborhood/Mixed-Use in the Comprehensive Plan. It is intended to support the
development of communities with a diverse range of housing types and uses.
E. COMPREHENSIVE PLAN FUTURE LAND USE MAP:
The lot is designated as Neighborhood/Mixed-Use in the Future Land Use Map in the current
comprehensive plan. In neighborhood mixed-use areas, residential is the primary use, with
some supporting neighborhood retail establishments. New development is encouraged to be
pedestrian-friendly, have a mix of housing types, a mix of land uses and interconnected
streets. The maximum gross residential density is approximately two dwelling units per acre.
No more than 5% to 10% of the land area should consist of commercial development.
Commercial uses providing neighborhood retail and services are limited to collectors and
arterials and within master planned mixed-use developments.
F. AIR INSTALLATIONS COMPATIBLE USE ZONE (AICUZ):
The project is located outside of the AICUZ and therefore is not subject to the restrictions in
the MCAS Airport Overlay Zone. The AICUZ is the area designated by MCAS where there
are higher decibel levels and potential for accidents due to military aircraft operations.
G. NORTHERN BEAUFORT COUNTY REGIONAL PLAN:
The proposed parcel is located within the growth boundary as put forth in the Northern
Beaufort County Regional Plan. The regional plan and the intergovernmental agreement that
implements the plan require that all increases in zoning in unincorporated Beaufort County
located within the growth boundary explore options to annex into the appropriate
municipality – in this case the City of Beaufort. The intergovernmental agreement states the
following:

ZMA 2021-03 – 24 Zehm Lane Zoning Amendment – S1 to C3 NMU
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The county shall encourage any landowner who seeks an increase in densities/intensities
under current zoning on lands that are not contiguous to a municipality but within the
growth boundary, to explore ways to annex the land. If annexation is not feasible,
following the procedures outlined in Section G (below) the County will consult with the
Planning Staffs of the City of Beaufort and the Town of Port Royal to determine the
following: a. Whether the proposed zoning amendment or planned unit development is
consistent with the Comprehensive Plan of the municipality in whose future growth area
the proposed development is located; and b. Whether the proposed zoning amendment or
planned unit development is consistent with the Northern Beaufort County Regional Plan.
This report has been sent to the City of Beaufort staff. Beaufort County staff will consult
with City staff to determine whether annexation is feasible and whether this rezoning is
consistent with the Northern Regional Plan. The property is not contiguous to property
currently in the city limits of the City of Beaufort.
H. ZONE MAP AMENDMENT REVIEW STANDARDS:
In determining whether to adopt or deny a proposed Zone Map Amendment, the County
Council shall weigh the relevance of and consider whether and the extent to which the
proposed amendment:
1. Is consistent with and furthers the goals, and policies of the Comprehensive Plan
and the purposes of this Development Code; The property is designated
Neighborhood/Mixed-Use in the Future Land Use map in the comprehensive plan. The
proposed C3 Neighborhood Mixed Use zoning is consistent with that designation.
2. Is not in conflict with any provision of this Development Code, or the Code of
Ordinances; The proposed rezoning does not conflict with the Community Development
Code or the Code of Ordinances.
3. Addresses a demonstrated community need; The applicant desires to convert the lot to
residential use, consistent with the adjoining uses to the east. While there is no guarantee
the unit(s) will be affordable, increasing the supply of housing near the Air Station
outside of the AICUZ could be considered a local need.
4. Is required by changed conditions; The lot immediately adjacent to the property to the
west and the three lots to the north were rezoned from S 1 Industrial and T2 Rural to C4
Community Mixed Use Center in October 2020. As shown on the Existing Zoning Map,
the subject property, zoned S1 Industrial, is now surrounded by Mixed Use Zoning (C3
and C4).
5. Is compatible with existing and proposed uses surrounding the land subject to the
application, and is the appropriate zone and uses for the land; The immediate area is
a mixture of residential, institutional, and light industrial uses. The site is located
approximately one mile east of the entrance to Laurel Bay. The three lots to the east of
the property proposed for rezoning are developed for single-family uses. Across Laurel
Bay Road is a 32-unit townhouse development. Approximately ½ mile east is an
affordable multi-family housing development called Magnolia Park, in addition to a Food
Lion and a Dollar General.
ZMA 2021-03 – 24 Zehm Lane Zoning Amendment – S1 to C3 NMU
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6. Would not adversely impact nearby lands; The site adjoins single-family dwellings
east along Zehm Lane. The property to the west is vacant. The property to the north is a
laydown and storage yard. The lots to the north and west were recently rezoned to C4
Community Center Mixed Use, and an affordable multifamily housing is proposed for the
site.
7. Would result in a logical and orderly development pattern; The subject property
adjoins land to the east that is zoned and developed for residential uses and adjoins
property to the west and north that is zoned and proposed for residential development.
8. Would not result in adverse impacts on the natural environment – including, but
not limited to, water, air, noise, stormwater management, wildlife, vegetation,
wetlands, and the natural functioning of the environment; Any development on the
site would be required to adhere to the natural resource protection, tree protection,
wetland protection, and stormwater standards in the Community Development Code and
the Southern Lowcountry Stormwater Design Manual.
9. Would result in development that is adequately served by public facilities (e.g.,
streets, potable water, sewerage, stormwater management, solid waste collection
and disposal, schools, parks, police, and fire and emergency medical facilities): The
site is located within the growth area of northern Beaufort County. It is in close
proximity to public sewer and water, schools, fire and EMS. It is served by a network of
streets and multi-use paths that connect it to MCAS Beaufort and Laurel Bay.
I. STAFF RECOMMENDATION:
Staff recommends approval of the proposed zoning map amendment.
J. BEAUFORT COUNTY PLANNING COMMISSION:
The Metropolitan Planning Commission considered this rezoning request at their July 8,
2021 meeting and unanimously recommended approval.
K. ATTACHMENTS



Zoning Map (existing and proposed)
Location Map
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